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Attached  is  the  revised  draft  of  the  Fan  Pier/Pier  4  Progress 
Report/Development  Guidelines. 

As  you  are  probably  aware,  the  findings  and  recommendations  in 
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INTRODUCTION 

Located  at  the  mouth  of  the   Fort  Point  Channel  on   Boston's    Inner  Harbor, 
the   Fan   Pier  and   Pier  4  sites  occupy  approximately  25  acres  of  waterfront 
land   in  close  proximity  to  downtown   Boston.      Over  past  25  years,   a  number 
of  development  concepts  and   programs  surfaced  for  this  area,   but  to  date  no 
reinvestment  or  development  has  occurred  there,   and  a  major  site  in  close 
proximity  to  downtown   remains  underutilized. 

At  this  time  it  is  in  the  public  interest  to  bring  this  area  into  the  inner 
harbor  and  integrate  it  into   Boston's  cityscape  with  appropriate  development. 
It  is  indisputable  that  Boston,    now  more  than  ever,    requires  available  sites  to 
accommodate  and  absorb  the  tremendous  growth   pressures  it  is  experiencing. 
The   Fan   Pier  and   Pier  4  sites  are  a   logical  outlet  for  this  development  pressure 
and  a  clean  alternative  to  potential  overbuilding  which  currently  threatens  the 
downtown. 

In  July  1985,   the  Boston   Redevelopment  Authority  was  presented  with 
proposals  for  the   Fan   Pier  site  by  HBC  Associates  and  for  Pier  4  by  The 
Boston  Mariner  Company.      At  that  time  an   extensive  agency  and  community 
review  process  commenced. 

A   Piers   I -IV  Citizens  Advisory  Committee  (CAC)  was  organized  by  the 
Boston   Redevelopment  Authority  to  advise  it  on  design,   community  benefits, 
and  the  impacts  of  the  proposed  development.      The  Advisory  Committee 
consists  of  eleven  members:      five  representatives  of  the  South   Boston  community, 
one  each  from  the  South   Boston   Citizens  Association,   the  South   Boston   Residents 
Group,    and  the  South   Boston   CDC,   and   Representative   Flaherty  and   Father 
Walter  Martin;   three  representatives  of  city-wide  civic  interests,   the  Boston 
Society  of  Architects,   the  Chamber  of  Commerce,   and   Boston   Harbor  Associates; 
two   representatives  from  State  agencies,   Massport  and  the  Governor's  Office 
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of  Economic  Development;   and  a   representative  of  tine  iVlayor's  Office,   IVlary  Dwyer, 
who  serves  as  chairman.      This  Committee  has  met  over  ten  times  since  July 

1985  to  review  design,  transportation,  and  employment  issues  surrounding  two 
master  plan  alternatives  which  were  detailed  in  the  Draft  Environmental  Impact 
Report  --  a  full   build   scheme  and   lessor  scale  scheme. 

To  date,   the  two  major  events  of  this  public  review  process  have  been 
the  CAC's   review  of  the  Draft  Environmental    Impact  Report  and  the  developer's 
application  for  Master  Plan   PBA  designation.      The  major  issues   raised  during 
these  stages  of  review  are  summarized  here. 

Draft  EIR   Review 

The  CAC   reviewed  the  Draft  Environmental    Impact  Report  in  a  January  22, 

1986  letter  to  James   Hoyte,   Secretary,    Executive  Office  of  Environmental 
Affairs,   which  detailed  the  transportation,    urban   design,   construction,    infra- 
structure,  and   public  benefit  issues  of  concern  to  the  committee. 

1 .        Transportation 

The  South   Boston  community  currently  experiences  traffic  congestion 
resulting  from  downtown   and   waterfront  development.      The  CAC,    therefore, 
wanted  assurances  that  existing   problems  be  addressed   and  that  new 
strategies  employed  to  mitigate  traffic  problems.      To  this  end,   the 
committee  recommended   refining  the  proposed   City  of  Boston  Transportation 
Needs  and  Opportunities   Plan   in  order  improve  access  to  South   Boston, 
and   requested  that  "reasonable  and   solid  commitments  be  obtained"  for 
elements  of  this  plan.      It  was  the  committee's  strong   sense  that  the 
commencement  of  all   development  activity  proposed  for  the   Fort  Point 
Channel   area  be  "tied  to  funding  assurances  and  appropriate  time  schedules 
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for  key  mitigating  measures."     The  build  out  of  the  Piers   l-IV  project  as 
well   as  the  World  Trade  Center,   the  Boston  Wharf  Company  holdings, 
etc.    should  proceed  only  if  reasonable  and   solid  commitments  for  transpor- 
tation mitigation  measures  were  obtained   in  advance  of  the  projects  being 
initiated. 

2.  Urban   Design 

The  CAC  also  recommended  that  certain   revisions  be  undertaken  to  the 
design  to  meet  the  following  objectives,   and  that  an  alternative  proposal 
which  addressed  these  issues  be  prepared. 

o     diminished   shadows  on   public  open   space; 

o     more  useful  and  accessible  public  open   space; 

o     lower  buildings  close  to  the  water's  edge;   and 

o     lessening  the  visual   perception  of  high  vertical   buildings  or  walls 
that  may  make  pedestrians  feel   uncomfortable. 

3.  Construction 

A  major  concern  of  the  CAC  was  construction   impacts  of  the  project  on 
the  residential   community,   and  therefore,   a  traffic  control   plan  which 
addressed  this  issue  was   requested. 

4.  Infrastructure 

The  CAC  wanted  assurances  that  existing   levels  of  service  to  the  South 
Boston  community  not  be  diminished  as  a  result  of  the  need  to  provide 
adequate  water,    sewer,   gas  and  electric  power  to  this  area.      The  CAC 
recommended  an   area-wide  utility  plan   be  prepared  which  detailed  capacity 
and,   that  where  necessary,    plans   be  undertaken  to  upgrade  service. 
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5.        Public  Benefits 

It  was  the  consensus  of  the  CAC  that  a  variety  of  efforts  be  undertaken 
to  ensure  that  the  affected  community   receive  a  fair  share  of  employment 
and   housing   benefits  concurrent  with  the  project's  construction.      Specific 
benefits  which  the  committee  enumerated  included  developer  participation 
in  a  neighborhood  traffic  study,   a  commitment  of  25%  of  the  construction 
and   permanent  jobs   be  allocated  to  local   residents,    initiation  of  job 
training  opportunities,   and  the  allocation  of  linkage  funds  for  local 
housing.      Such   housing  funds  the  CAC  maintained,   would  be  needed  to 
mitigate  impacts  which  the  development  will   have  on  escalating   rents  on 
the  area's  housing  market.      The  committee  also  recommended  that  an 
additional   10%  of  the  linkage  funds  be  allocated  to  a  beautification 
program  for  the  South   Boston   neighborhood. 

Master  Plan   PDA   Designation   Review 

On   December  24,    1985,   Secretary  Hoyte  issued  a  Statement  of  Adequacy 
on  the  draft   EIR.      During  January  and   February,    BRA  staff  worked  with  the 
Advisory  Committee  on  the  proponent's  application  for  a  Master  Plan   PDA 
designation.      A   number  of  meetings  were  held  with   BRA  staff  to   review  the 
proponents  Applications  for   Fan   Pier  and   Pier   IV  Master  Plan/PDA  designation. 
During  this   process  the  Committee  was   reassured  that  this  application  for 
designation   did   not  constitute  approval  of  a  specific  development  program, 
i.e. ,   the  locations,    uses,    heights,   or  uses  of  specific  structures  or  allocation 
of  space  to  particular  uses.      It  was  made  clear  that  the  subsequent  preparation 
of  the   Final   EIR  and  the  applications  which  would   be  filed  for  specific  PDA 
designations  would   provide  a  sufficient  forum  to  address  the  issues  summarized 
in  the  Committee's   letter  of  January  22,    1986  to  Secretary  Hoyte.     With  this 
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reassurance  the  CAC   recommended   in  a   February  12,    1986  memo  that  the 
Authority  support  the  approval  of  a  IVlaster   Plan   PDA  designation  and  the 
Cooperation  Agreements  concerning  these  projects. 

As  a   result  of  concerns   raised  during  the  EIR   review  process  and   summarized 
here,   the  "lesser  scale"   alternative  originally  proposed   in  the   EIR  was  further 
revised.      The  BRA  has  since  framed  a  benchmark   response  to  this   "revised 
lesser  scale".      With  the  revisions  made  by  the  BRA,   the  master  plan  for  the 
area  has  now  evolved  to  a  point  that  merits  approval,    subject  to  the  guidelines 
and   requirements  set  forth   in  this  document  such  as: 

o     an    FAR  of  4.27; 

o     height  and  mass   reductions  and  mass   redistribution 

o     set  back  of  the  Pier  4  tower  100'   from  the  water's  edge; 

o     cap  on  the  office  market  portion  of  the  total   project  of  41%; 

o     housing   requirement  of  at  least  32%  of  the  total   project; 

o     substantial   community  benefits  in  terms  of  jobs,   housing   linkage,   and 
targeted   programs  for  the  South   Boston   neighborhood; 

o     and  the  adoption  of  transportation  mitigations  measures. 

This   report  illustrates  the  evolution  of  the   Fan   Pier  and   Pier  4  IVlaster 

Plan,   and  elaborates  in  detail  on  the  guidelines   required.      Chapter  1   discusses 

the  buildings  which   are  being   reduced   in   height  and  mass,   and   how  the  mass 

was   redistributed  among  the  buildings.      Chapter  2  discusses  the  integration 

of  this  area  into  the  inner  harbor  by  the  creation  of  important  maritime  uses 

for  commerce,   transportation,    and   recreation.      Chapter  3  will  detail  the 

development  program  for  the   Fan   Pier  and   Pier   IV  sites,   discuss  other  nearby 

developments,    and   propose  a  conceptual   urban  design   and  development  framework 

for  the  area  immediately  adjacent  to  these  two  sites.      Chapter  4  outlines  the 

major  impact  issues   raised   by  the  Draft  EIR   and  the  mitigation  measures 
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proposed.      Chapter  5  will   discuss  the  public  benefits  which  will   be  derived 
from  the  project  in  the  areas  of  employment  and  housing,    and  the  proposed 
targeted   benefits  that  will   accrue  to  the  South   Boston   neighborhood.      The 
last  Chapter  summarizes  the  public  and  agency  review  process  and   indicates 
the  next  steps   required  for  the  development  program,   based  on  this  new 
master  plan,   to  move  forward. 
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I.         DESIGN 

Site  Design  and   Development  Program 

The  development  programs  proposed  for  the   Fan   Pier  and   Pier   IV  sites 
feature  mixed-use  developments  that  reflect  Boston's  downtown   urban 
character,    provide  continuous   public  access  to  the  water's  edge,   and   include 
a   variety  of  public  open   spaces,    amenities   and   water-dependent  uses.      The 
developments  will   be  well   integrated   into  the  existing  city  street  grid  as  well 
as  future  regional  transportation   improvements.      For  example,   existing  city 
streets  in  the  Boston  Wharf  Company  area  to  the  south  will   be  extended   into 
the   Fan    Pier  site.      Proposed   access   roadways  from  the  Third    Harbor  Tunnel 
will   be  extended   into  Pier  4. 

Perpendicular  to  these  streets,   a   new  canal   will   be  cut  across  the   Fan 
Pier  site.      It  is  aligned  with  the  Custom   House  Tower  and   connects  the   Fort 
Point  Channel   to  a   new  marina  created   in   the  cove  between    Fan   Pier  and    Pier 
4.      The  canal   and   streets  serve  to  break  up  the  25  acre  development  into  a 
pattern  of  finer  grained,    city-sized   blocks.      This  basic  pattern  of  streets, 
blocks  and   public  access  through  the  sites  and  along  the  water's  edge  accords 
with    BRA   goals  for  waterfront  development. 

Construction  of  twelve  distinct  buildings   is  contemplated  within   this  city 
grid.      Proposed   uses   include  a  total   of  2,490,000  square  feet  of  residential 
and   hotel,    1,900,000  square  feet  of  office  and   230,000  square  feet  of  retail 
space.      Buildings   nearest  to  the  waters   edge  are   predominantly   residential 
and   hotel,    with   office   uses   located   in   buildings  along   Old    Northern   Avenue. 
Retail   uses  focus  along  the   Fan    Pier  canal   and   into  the   Pier  4  plaza.      The  two 
sites  also   include  approximately   13  acres  of  publicly  accessible  open   space  and 
will   add   6,000   linear  feet  of  waters   edge  walkway  to  the   City's    Harborwalk. 
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Height  and  Mass 

The  projects  originally  proposed  for  the   Fan   Pier  and   Pier  4  contained 
3,386,000  square  feet  and   1,737,000  square  feet  of  above  ground   space.      The 
floor  area   ratio  was  4.9  for  the   Fan    Pier  and   4.5  for   Pier  4,    based  on 
existing  pier  and   upland  area  included   in  the  sites. 

As  a   result  of  initial   BRA  design   review  these  projects  have  been   scaled 
back  in   both   height  and  mass.      Above  ground   space  currently  proposed  for 
the   Fan    Pier  is  2,960,000  square  feet,    and  for   Pier  4  is   1,650,000  square 
feet.      The   F.A.R.    is   now  4.27  for  both   projects  which   represents  an  overall 
reduction   in   building   mass  of  approximately  10%.      In  addition  to  this  overall 
reduction   significant  redistribution  of  the  massing   has  also  been  achieved. 

The  following  diagrams   illustrate  the  evolution  of  the  two  proposals 
during  the  design   review  process.      Figure  1    shows  the  "Lesser  Scale"   alterna- 
tive included   in  the   Draft   EIR.      Figure  2   shows   revisions  to   "Lesser  Scale" 
which  were  proposed  to  address  concerns   raised  during  the   EIR   review  pro- 
cess with   respect  to  shading  of  canal   walkways  and  the  creation  of  an   unre- 
lieved wall   of  buildings  along   Old    Northern   Avenue.      Figure  3  presents  the 
bra's   response  to  these  proposals.      It  represents  the  City's  position  on  an 
optimal   pattern  of  development  that  scales  back  the  proposed   height  and   mass 
considerably. 

Initially  twelve  buildings  were  proposed  to  be  taller  than  150'.      Presently 
only  seven   buildings  are  above   150'    in   height.      A   height  of  150'    is  a    key 
benchmark  that  relates  to  the  height  of  many  older  downtown   buildings. 
Substantial    presence  of  this   scale  of  building   within  the   Fan    Pier  and   Pier  4 
projects   will   thus  contribute  towards  establishing   a   uniquely   Bostonian   context 
for  these  new  developments. 
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Building   heights  near  the  water's  edge  have  been   significantly  reduced. 
On  the   Fan    Pier,    buildings   initially  proposed   at  heights  of  300',    210'   and   140' 
have  been   scaled   down   to  250',    180'   and   130'    respectively.      On    Pier  4,    three 
buildings  of  302',    232,    and   202'    in   height  have  been    revised  to  five   smaller 
scale  elements  that  are  135'  tall.      The  overall   effect  has  been  to  achieve  a 
project  massing  that  steps  down  to  the  water's  edge. 

An   exception  to  this  general   design   concept  is  the  hotel   tower   proposed 
for  the   Fan    Pier.      By  virtue  of  its   use,    the  floor  plate  will    be  one-half  the 
size  of  typical   downtown   high-rise  buildings.      This   slenderness  will   establish 
a  prominent,    beacon-like  quality   not  unlike  the  Custom   House  Tower.      It  will 
become  a   landmark  for  the  entire  area,    increasing   its   perception   from  various 
vantage  points  city-wide.      The  hotel's   location  at  the  water's  edge  enhances 
the   landmark  quality  by  distancing   it  from  other  building   elements.      It  also 
acts  to  visually   reinforce  the  importance  of  the  publically  accessible  water's 
edge. 

Notwithstanding   the  strong   desirability  of  creating   a   landmark  tower,    it 
is   recommended  that  the  height  of  the   Fan    Pier  hotel    be   reduced   from  550'   to 
450'.      Its  visual    prominence  will    nevertheless   be  maintained   due  to  the  con- 
comitant reduction   in   height  of  three  office   buildings  along   Old   Northern 
Avenue  from  368',    420'   and   395'   to  heights  of  312',    334',    and   345'    respec- 
tively. 

Two  other  buildings   along   Old    Northern   Avenue  on   either  side  of 
Pittsburgh   Street  which   were  initially   proposed   at  199'    in   height  have  been 
reduced  to  134'.      This  would   have  the  effect  of  increasing  the  amount  of 
sunlight  and   daylight   reaching   the  walkways   along  the  canal.      It  would    result 
in   the   kind   of  building   height  variety  along   Old    Northern   Avenue  which   is 
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characteristic  of  downtown   Boston.      Since  Pittsburgh   Street  is  a  major  access- 
way  into  the   Fan   Pier  site,   the  height  reductions  would   also  create  a  more 
inviting  gateway  for  the  entire  development. 

The  only  other  building  taller  than  350'  on   both   sites   is  the  hotel   pro- 
posed for  Pier  4.      At  a  height  of  413'   it  balances  a  deference  to  the   Fan   Pier 
landmark  tower  with  the  creation  of  a  counterpoint.      This  breaks  down  the 
scale  of  the  overall   development  by  providing  a  subsidiary  focus  for  the  Pier 
4  project.      The  design  of  this   hotel    is  also  quite  different  from  that  of  the 
Fan   Pier  hotel,   further  adding  to  its  distinction. 

In   summary,   the  design   review  process   has   resulted   not  only  in   10% 
reduction  of  mass  as  well   as  numerous   height  reductions,    but  also  in   substan- 
tial  improvements  to  the  overall   pattern   and   scale  of  the  entire  development. 
The  4.27  F.A.R.   thus   represents  a   lesser  scale  alternative  which   will  fit 
comfortably  within   Boston's  existing   character. 
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Architecture 

All   large  urban   projects  present  a  special  opportunity  and  challenge. 
They  must  represent  their  own  time  and   place  and  at  the  same  time  recognize 
their  historical   and   physical   context.      They  must  have  unifying  themes  that 
contribute  to  a  sense  of  identity  but  avoid  monotony  of  expression.      They 
must  enhance  the  fabric  of  which  they  are  a  part  and   simultaneously  stretch 
that  fabric  to  accept  growth   in  a  harmonious  fashion.      Ultimately  large  pro- 
jects should  effectively  represent  our  vision  and  aspirations  about  the  way 
urban   life  could  be  while  accommodate  the  existencies  of  the  real  world. 

An  extremely  important  part  of  Boston's  urban  vitality  is  that  it  is  a  city 
with  a  360  year  history.      Individual   buildings  of  various  architectural   style 
and  time  period  create  a  cityscape  far  more  vibrant  than  that  attained   by 
most  large  scale  redevelopment  projects  of  the  20th  century.      In   such   projects 
a   repetitive  architectural   expression  over  an  extensive  area  often  creates  a 
visual  monotony  that  reinforces  their  separation  from  the  surrounding  finer- 
grained  city  and   sets  them  apart. 

An  essential  design  goal  of  the   Fan   Pier  and   Pier  4  projects  is  the 
creation  of  a  new  piece  of  the  city  which   is  aesthetically  a  natural   extension 
of  Boston's  existing   urban  character.      From  the  developer's  perspective, 
realization  of  this  goal   is  important  in  drawing   residents,   office  tenants  and 
shoppers  who  enjoy  what  Boston's   unique  character  has  to  offer.      From  the 
city's  standpoint,    its  importance  lies  with  enhancing  access  to  the  public 
parks,    harborwalk  and  other  public  amenities  for  all   people.      The  master  plan 
concept  establishes  a  clear  urban  context.      The   Fan   Pier  and   Pier  4  sites  are 
divided   into  a  pattern  of  blocks  that  extend  the  street  grid  of  the  existing 
Boston  Wharf  Company  area   into  the  new  development.      The  cross-axis  of  the 
canal    provides  a  vista  of  the  Custom   House  Tower  from  the  heart  of  the 
project. 
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To  avoid  the  monotony  often  associated  with   large  scale  projects,    it  is 
necessary  to  encourage  a  variety  of  design  expressions  for  the  nine  building 
opportunities. 

The  variety  must  be  controlled  within  a  set  of  clear  guidelines  for  each 
block  with   specific  height,    F.A.R.,    uses,    setbacks,   materials,    pedestrian  and 
vehicular  access  and  public  amenities   required  for  each   building.      This  will 
insure  that  the  overall   height  and  massing  concept  previously  described   not 
be  compromised.      It  will   also  make  certain  that  the  public  open   space  system 
is  completed   in  a  coherent  and  continuous  fashion. 

The  method  for  promoting  diversity  within  an  orderly  framework  will   be 
the  "dessin  en  face",   a  technique  used  at  the   Ecole  Des   Beaux  Arts  in   Paris 
for  stimulating  the  best  in  original  thinking  and  a  spirit  of  cooperation. 
Outstanding  architects,   each  with   responsibilities  for  designing  specific 
buildings,   are  being   brought  together  to  share  their  visions  and  coordinate 
their  efforts  so  that  the  large  project  becomes  more  than  the  sum  of  its 
parts.      With  clear  design  guidelines,   there  is  every  reason  to  expect  an 
architectural   variety  which  adds   up  to  a   rich,   coherent  cityscape.      Boston's 
Back  Bay  and  South   End,   developed   in   a  similar  process  100  years  ago  are 
the  epitome  of  19th   century  urban  planning   in  America.      The   Fan   Pier  and 
Pier  4  projects  seek  to  tap   into  this  art  of  city  building   in  order  to  create  a 
new  mixed   use  neighborhood   that  will   fit  comfortably  into   Boston's  existing 
fabric.      Where  guidelines   have  been   absent  the   result  ironically  has   been   the 
monotony  of  modernism. 
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Public  Open  Space 

A  series  of  potentially  dramatic  and  active  outdoor  spaces  will  occur 
along  the  waterfront  and  within  the  interior  of  the   Fan-Pier-Pier   Four  develop- 
ment projects.      These  spaces  will   link  the  project  with  the  downtown,   continuing 
the  spirit  and  energy  of  Harborpark's  publicly  accessible  seven-mile  inner 
harbor  waterfront  zone.      Complementing  and  connecting  to  Harborpark  will   be 
an   interior  network  of  active  urban   streetscapes,   gardens  and   plazas.      Extensive 
landscaping  will   unite  the  open   spaces  throughout  the  project,    serving  as  a 
continuous   binding  element  adding   scale,   color  and  texture. 

Nearly  fifty-seven   percent  of  the   Fan-Pier/Pier   Four  site  will   remain 
publically  accessible  open   space.      Designed   as  a  continuous  system  of  pedes- 
trianways  containing   by  special   features  and  spaces,   this  system  will   be 
highlighted   by  panoramic  views  of  the  city  and  water  related  activities. 
Included   in  this  system  will   be: 

Pedestrian   Bridges   -  A   series  of  uniquely  designed,   architecturally 

significant  pedestrian   bridges  will   unite  the  project  with  the  downtown. 

These  bridges  will   serve  as  visual  focal   points  while  providing  gateways 

into  the  project. 

Harborwalk  -  Approximately  3.3  acres  will   be  devoted  to  this  important 
public  open   space.      The  Harborwalk  will   combine  a  broad   promenade  for 
strolling  and  jogging  with  a  formal   landscaped  edge  of  stately  trees. 
Benches  will    line  the  edge  of  the  Harborwalk  providing   spaces  to  relax 
and   look  out  upon   unparalleled   views  of  the  Boston   skyline.      Paths  will 
connect  the  Harborwalk  to  an   interior  park,    passing  through  densely 
planted  groves  of  evergreen  trees.      The  paths  and  open   spaces  will   be 
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defined  and   illuminated   by  the  Harborpark  standard   "Mariner"   light 
fixtures.      A  children's  playground  will   be  accessible  from  the  Harborwalk 
as  well   as   restaurant  facilities.      Approximately  one  and  one-half  miles  of 
publicly-accessible  Harborwalk  will   be  created  on  the  edges  of  the  harbor, 
canal,   and   lagoon. 

Canalwalk  -  The  edges  of  the  newly  created  canal   will   connect  to  both 
the  Harborwalk  and   Pier   Four  Lagoon.      These  edges  will   resemble  an 
urban   pedestrian   street  with  outdoor  cafes,   allees  of  trees,   and   seasonal 
plantings.      Active  retail   edges  will   combine  with  docking  facilities  for 
small   power  boats  to  provide  a  continuously  changing  streetscape. 

Pier  Four  Lagoon  and   Plaza   -   Connecting  with  the  Canalwalk,   these 
spaces  will   continue  the  pedestrian   network  through  the  Pier   Four  project. 
The  plaza,   fronting  on  the   Lagoon,   will   be  a   large  programmed  open 
space,    edged  with   arcades  and   retail   shops.      Cafes,   vendors,   and 
outdoor  performances  will   all   add  to  the  lively  nature  of  the  plaza. 
Urban   in  character,   the  plaza  will   provide  a  new  'civic'   center  for  the 
site,   with  a   landmark  feature  visible  from  the  water's  edge. 

Pier   Four  Wharves  and    Interior   Plaza   -  More  contemplative  in   nature, 
these  two  spaces  will   continue  the  pedestrian   network  through  the  site 
and  connect  them  to  the   Fish   Pier  and   Mariner's   Park  beyond.      These 
more  secluded   spaces  will   provide  opportunities  for  specially  planted 
groves  of  trees  and   seating.      The  wharf  along    Pier   Four  will   contain 
space  for  private  gardens  which   will   complement  the  public  pier,   adding 
smaller  scale  detail   and   planting  materials. 
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A   secondary  system  of  open   space  components  will   connect  the  sites  to 
the   Fort  Point  Channel   community.      This  will   include: 

Northern  Avenue  Boulevard   -  The  Northern   Avenue   Boulevard   will 
provide  the  central   connection  for  most  visitors  to  the  area.      This 
boulevard  will   reflect  its  importance  through  the  design  of  wide  sidewalks, 
double  and  triple  allees  of  large  trees  and   plantings  of  annual   flowers. 
This  quality  streetscape  will  organize  access  to  the  interior  open   spaces 
of  the  site  and   set  design   standards  for  Pittsburgh  Street,   the  main 
access  into  the   Fan-Pier.      The   Northern  Avenue  Boulevard  will   maintain 
its  urban  character  and   scale  while  containing  many  green   spaces, 
including  a  park  along   Fort  Point  Channel   and  a  contemplative  garden 
adjacent  to  the  Church  of  Bon   Voyage. 

Fan-Pier   Interior  -  These  two  spaces  will   connect  the  Northern   Avenue 
boulevard   with  the  Harborwalk.      They  will   include  a  formal   park  and  a 
sculpture  garden  with   a  fountain,    seating,    lawn  and  colorful   flower 
beds.      They  will   provide  an  enclosed  green   space  at  the  project's  core 
while  connecting   physically  and  visually  to  the  water's  edge. 

The  open   spaces  of  the   Fan-Pier/Pier   Four  project  are  diverse.      Within 
them  opportunities  will   exist  for  both   active  and   passive  recreation.      Their 
unique   relationship  to  the  city  and  water's  edge  will   combine  to  make  them  a 
key  destination   point  and  a  truly  public  resource. 
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II.       IViARITIME   USES 

Maritime  Uses 

The   Fan   Pier  and   Pier   IV  sites  offer  exciting  and  extensive  water-dependent 
use  opportunities.      Transportation,    recreational   boating,   excursion  cruises, 
pier  fishing  and  harbor  views  are  the  major  possibilities  for  public  use  and 
enjoyment  of  the  water's  edge.      To  maximize  these  opportunities,   a  complete 
maritime  use  study  is  essential  to  insure  adequate  landing  areas,   terminal 
facilities,   transportation  connections,    barrier-free  access,    parking  facilities 
and  appropriate  amenities. 

Water  Transportation 

Water  transportation   in   Boston   is  accelerating   rapidly  with  the  addition 
of  airport  water  shuttles  from   Long  and   Rowes  Wharf  and  many  more  commuter 
and  excursion   boats.      With  the  completion  of  the   Rowes  and   Long  Wharves 
improvements,    landside  facilities  will   also  show  a  major  gain.      Current  devel- 
opments at  the  Charlestown   Navy  Yard,    Columbia   Point,   and  the  Harbor 
Islands  will   add  to  the  growing  water  transportation   system.      (*  add  figures) 

The   Fan   Pier/Pier   IV  developments  provide  major  opportunities  to  facilitate 
water  transportation  at  a  time  when   heavier  traffic,    road  and   bridge  construc- 
tion and   parking  deficits  pose  problems  for  pedestrian  and  vehicular  circulation; 
creation  of  a   Fan   Pier  terminal   with   bus  connections  to  South  Station   could 
ease   Boston's  traffic  problems. 
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Water  Taxis   -   Commuter  and  Cultural 

A  water  taxi  commuter  loop  for  the   Inner  Harbor  will   link  the   Fan   Pier 
to  Logan  Airport,    Charlestown   Navy  Yard,    North  Station,    Long  Wharf,    Rowes 
Wharf  and  the   Financial   District,   World  Trade  Center  and  Columbia   Point. 
This  same  water  taxi   service  will   also  provide  access  to  cultural   attractions: 
the  U.S.S.    Constitution,    Long  Wharf  and  from  there,   the  Harbor   Islands, 
Quincy  Market,    Rowes  Wharf  and   Fan   Pier  open   spaces,    restaurants,   and 
marinas,   the  J.F.    Kennedy   Library  and  the  University  of  Massachusetts. 
These  water  taxis,    running  throughout  the  day  and  evening,   will   not  only 
provide  quick  access,   but  also  unique  opportunities  to  enjoy  the  long  views 
seaward,   exciting  vistas  of  the  city  from  the  sea,   and   special   glimpses  of 
maritime  activities. 

Recreation   Boating 

Pleasure  boating   in   Boston   Harbor  is  an   increasingly  popular  hobby  and 
an   industry  providing  many  jobs.      The   Fan   Pier/Ft.    Point  Channel   boat 
facility,   canal,   and   Pier   IV   Lagoon  will   provide  permanent  and  transient 
public  and   private  docking  facilities,   charter  services  for  sailboats  and   power 
boats,   occasional   visits  by  Tall   Ships  and  for  other  special   nautical   events. 


Pier   Fishing 

Fishing  along  the   Fan   Pier  has   been  a  popular  Boston   pastime  for  many 
years.      The  improved   piers  and   bulkhead   will   enable   Bostonians  to  enjoy  even 
more  this  excellent  fishing  opportunity. 
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Cruise  Boats 

Close  proximity  to  Commonwealth   Pier  will  facilitate  easy  connections  to 
restaurant  excursion   boats,   coastal   cruise  vessels.    Harbor   Island  and   Boston 

Harbor  cruises.      Ridership  on   pleasure  boats  has   increased  from  in 

to  in   1986. 

Landside   Facilities 

In  order  to  insure  the  success  of  these  maritime  uses  at  the  Fan   Pier  it 
is  essential  to  provide  adequate  terminals   including   sheltered  ticketing  and 
waiting  areas,    restrooms,   barrier-free  access,   connections  to  land  transit  and 
parking.      A  complete  water  transportation   plan   is  essential  to  insure  the 
maximum  success  of  this   link  in   Boston's   Harborpark. 
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II.   MARKET  FOCUS  AND  CONTEXT 

The  Fan   Pier/Pier  4  project  area  is  part  of  an  extensive  land  area  called 
Fort  Point  Peninsula.      Much  of  this  area  is  characterized   by  large  tracts  of 
land  under  single  ownership,   much  of  which   is  either  vacant  or  underdeveloped. 
As  development  pressure  continues   in  the   Financial   District,   developer  interest 
has   increasingly  focused  across   Fort  Point  Channel  to  this   Peninsula  area. 
The  area's   location,   adjacent  to  downtown  and   situated  on   Boston   Harbor, 
makes  this  area  an  attractive   location  for  many  types  of  uses.      The  area  when 
completed   should   have  a   lively  and  well   balanced  mix  of  housing,   office, 
retail,   hotel,   and   light  manufacturing  and  maritime  uses.      Such  a  balance 
should   help  to  ensure  that  the  existing  downtown   is  not  over  built,   that 
traffic  impacts  are  mitigated,   and  that  a  new  harborfront  mixed-use  community 
is  created  which  will   provide  new  housing,   employment  and   recreational  oppor- 
tunities for  Boston. 

Fan   Pier  and   Pier  4  Development  Program 

The  Fan   Pier  and   Pier  4  project  is  the  cornerstone  of  the  peninsula. 
The  development  program  for  the  area  has   been   structured  and  will   be  phased 
so  as  to  assure  a  critical   mass  of  each   proposed   use  in  order  to  help   insure 
the  viability  of  the  area. 

Taken  together  the  total   build  out  which  will   result  from  the  development 
programs  for  the   Fan   Pier  and   Pier  4  is  approximately  4,619,638  square  feet. 
Of  this,   21%  is  devoted  to  hotel   uses,    41%  to  office  uses,   and  32%  to  residen- 
tial  uses,   and  5%  to  retail   uses. 

Individually  the  development  program  for  each  of  these  two  sites   is  as 
follows: 
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FAN    PIER 

Hotel  720,000  SF 

Office  1,325,221   SF 

Residential  769,726  SF 

Retail  153,060  SF 

TOTAL  2,969,826  SF 

Open   space  provided  as  part  of  the   Fan   Pier  development  is  substantial   and 
amounts  to  approximately  7  acres  or  41%  of  the  total   site  area.* 


PIER  4 


Hotel 

269,831    SF 

Office 

571,890  SF 

Residential 

728,740  SF 

Retail 

79,351    SF 

TOTAL 

1,649,812  SF 

Total   publicly  accessible  open   space  provided  as  part  of  the  Pier  4  project  is 
approximately  4  acres.** 


Total   site  area  includes  building   sites,    streets,    sidewalks,   open   spaces 
and  the  proposed  canal.      Open   space  is  defined  as  green   space  plus 
paved  pedestrian   space  only. 

Developer's  estimate. 
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Fort  Point  Peninsula   Development  Activity 

The  area  immediately  adjacent  to  the   Fan   Pier/Pier  4  project  site  is 
under  the  ownership  of  three  major  land  holders,   Massport,   the  Boston  Wharf 
Company,   and  Cabot,    Cabot  and   Forbes.      While  some  development  has  occurred 
on  these  properties,   most  notably  the  World  Trade  Center  on   Pier  5,    and 
some  warehouse  renovations  of  Boston  Wharf  buildings,   very  little  has  occurred 
here  to  date.      The  following   summarize  briefly  some  current  and   proposed 
development  projects  in  the  area. 

LAND   OWNER:      MASSPORT 

Massport  owns  the  greatest  amount  of  land   in  the   Fort  Point  Area.      In 
the  Peninsula,   their  holdings  include  Commonwealth   Pier  5  (11   acres).    Fish 
Pier  6  (1.7  acres),   and   Commonwealth   Flats   (50  acres).      Several   businesses 
are  located   here  including   restaurants,   warehousing,   fish   processing   plants, 
an  outdoor  salt  storage  area,    parking,   offices  and   retailers. 

World  Trade  Center  -   Phase   I /Commonwealth   Pier 

Leased  to  developers,   John   Drew  Co.,    Inc.    and  O'Connell   Management 
Co.      The  World  Trade  Center  is  an  office  project  and  trade  exhibition   hall  of 
approximately  752,000  square  feet.      The  $85  million  development  is  expected 
to  generate  2,807  permanent  jobs,    1,133  construction  jobs,   annual   property 
taxes  of  $2.5  million  and   linkage  payments  of  approximately  $3.26  million. 

World  Trade  Center   Expansion   Phases   II   and    Ill/Commonwealth   Flats 

Developers  of  World  Trade  Center  would   like  to  expand   its  Center  onto 
Commonwealth   Flats  and  are  currently  working  with  Massport  and   an  Advisory 
Committee  in   a   proposal.      Phase   II    plans   include  approximately  1.3  million   GSF 
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of  office  and   retail   space,   and  a  1,540  space  parking  garage   .      The  Phase   III 
plan  is  for  the  development  of  an  additional   1.25  million   GSF  of  office  and 
concourse  space.      Total   square  footage  of  both  expansion   phases  would  be 
approximately  2.6  million. 

LAND  OWNER:   BOSTON  WHARF  COMPANY 

The  Boston  Wharf  Company  owns  33  acres  containing  80  buildings,  most 
of  which  are  used  for  warehousing  and  industrial-related  activities.  Boston 
Wharf  Company  has  completed  several  renovations  of  warehouse  buildings  into 
office  space  on  Farnsworth  and  Congress  Streets.  They  have  also  completed 
Dockside  Place,  a  condominium  garage  project  on  Sleeper  Street.  They  have 
plans  for  a  nine-story,  market  rate  rental  housing  project  of  80-100  units  on 
Farnsworth  Street  and  a  parking  garage. 

LAND   OWNER:      CABOT,    CABOT   AND    FORBES 

Cabot,    Cabot  &   Forbes  holds  23  acres  of  vacant  land,   the  ownership  of 
which   is  being  disputed   in  a   legal   action   between   CC&F  and  John  McCourt. 
It  is  currently  used  for  surface  parking.      New  Northern  Avenue  will  take 
part  of  the  property. 
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Fort  Point  Peninsula   Development  Concept 

The  development  concept  for  this  are  envisions  a  balanced  mix  of  uses. 
Accordingly,    it  is  proposed  that  no  more  than  40%  of  any  development  project 
be  devoted  to  office  use,    and   no   less  than  40%  be  devoted  to  residential   use 
throughout  the  entire  area.      Within  this  overall   use  mix,   the  development  of 
distinct  sub-areas  that  responds  to  their  particular  location  and  condition   will 
be  encourage. 

The  area  between   New  Northern   Avenue  and  the   Fan   Pier/Pier  4  project 
is  well   located  to  accommodate  further  downtown  office  growth.      The  Boston 
Wharf  Company  area   immediately  to  the  south   is  a   largely  intact  historic 
warehouse  area  with   buildings  dating  from  the  turn  of  the  century.      Infill 
development  compatible  in   scale  and  character  with  existing   buildings   is 
recommended.      Rehabilitation  of  existing   buildings  is   required.      Office  uses  in 
this  area  should   be  geared  towards  smaller  users  at  less  expensive  rates  than 
in  the  area  slated  for  downtown  office  growth. 

Summer  Street  is  a   key  access   between  South   Boston   and  the  Fort  Point 
Channel.      It  should   be  developed   in   a  manner  that  reinforces  its  character. 
Rehabilitation  of  existing   buildings  along   its   length  and   infill   development 
compatible  in   scale  on  vacant  sites   is,   therefore,    recommended.      Allowable 
office  uses  should  also  be  geared  to  a  different  market  from  that  of  downtown. 

Between   Summer  Street  and    Northern   Avenue   lies  an   extremely   large, 
relatively  underutilized   area  which   provides  an   excellent  opportunity  for  the 
development  of  high-tech  manufacturing   uses.      In  addition,   there  should   be 
located   within  this  area  a   large  public  park  comprising   at   least  20%  of  the 
total    site  area. 
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The  recommended   height  and   F.A.R.    guidelines   illustrated  on  the  following 
map  translate  these  general   development  concepts   into  specific  controls. 
Though  the  nature  of  the  office  uses  may  change  in   response  to  particular 
sub-area  controls,   the   key  feature  of  the  overall   concept  is  that  at  least  40% 
residential   uses  will   be  required  throughout  the  entire  area. 

Another  important  aspect  of  the  development  concept  involves  the  connection 
of  various  sub-areas  with  their  surroundings.      The  extension  of  the  existing 
city  street  grid   into  and  through  all   new  development  projects  will   be  required. 
The  intent  is  to  break  up  potentially  monolithic  development  into  a  smaller 
pattern  of  city-sized   blocks. 

Within  the  overall  framework  established  by  these  general   use,    height, 
density  and   parcelization  controls  more  specific  and  detailed  guidelines  for 
each  of  the  sub-areas  will   be  developed. 
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Open  Space 

Integral  to  the  development  and  design  of  the   Fort  Point  Channel   planning 
area  is  the  creation  of  an  effective  open   space  system.      This   system  will 
contain  varied   kinds  of  open  space.      It  will   provide  opportunities  for  both 
active  and  passive  recreation  while  connecting  waterfront  activities  with 
interior  parks  and  tree-lined   boulevards. 

Over  twenty  percent  of  the  area  will   be  devoted  to  public  open   space. 
Designed  to  integrate  residential   and  commercial   development,   the  open   space 
will   include  many  amenities.      It  will,   through  the  extensive  use  of  landscape, 
provide  a  continuous  band  of  greenery,    enhancing  the  streetscape  while 
creating  a  unique  character  for  the  area.      Included   in  the  system  will   be: 

Harborwalk:      A  continuation   of  Harborpark,    the   Harborwalk  will   contain   more 
than  one  full   mile  of  waterfront  activities.      It  will   connect  newly  designed 
pedestrian  walkways  and   parks  along   Fort  Point  Channel   with   Museum  Wharf 
and  the   Fan    Pier-Pier   Four  projects.      It  will   continue  the  spirit  of  Harborpark 
by  providing  public  access  to  the  water's  edge  and  enhanced   plantings, 
seating   and  activities. 

Old    Northern   Avenue   Bridge:      Permanently  accessible  from   New   Northern 
Avenue,   the  Old   Northern   Avenue   Bridge  will   be  fully   restored.      Providing   a 
visual   identity  to  the  entrance  of   Fort  Point  Channel,    the  bridge  will   serve  as 
an   industrial   artifact,    reminding   visitors  of  the  area's  former  use  through  the 
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construction  of  a  museum  at  its  entry  point.      Platforms  on  tine  bridge  will 
provide  visual   access  to  the  cfiannel   and   Fan   Pier  projects.      An  outdoor  cafe 
will   provide  seating  for  the  public. 

New  Northern  Avenue  Boulevard  from  Fort  Point  Channel:  This  newly  designed, 
one  mile  long  boulevard,  will  provide  the  central  organizing  element  for  the 
Fort  Point  Channel  area.  This  boulevard  will  be  urban  in  character  with  wide 
sidewalks,  triple  allees  of  large  trees  and  plantings  of  annual  flowers.  It  will 
connect  several  two  acre  parks  and  squares  including  the  contemplative  flower 
garden  at  the  Bon  Voyage  Church,  World  Trade  Center  Square,  and  Fish  Pier 
Square  Square. 

New  Parks 

The   Fort  Point  Channel   area  will   include  two  major  additions  to  the  City  of 
Boston's  park  system.      One,   a   resident's  park  will   be  20-30  acres  in   size. 
As  with  the  Common  and   Public  Garden  downtown,   this  park  will   provide 
opportunities  for  city   residents  to  maintain  contact  with  the  natural   world, 
while  encouraging  a  common  ground  for  the  interaction  of  Boston's  diverse 
population. 

This   large  park  will   combine  formal   and   informal   elements.      A   reflecting   pool, 
central   arcade,    performance  area  and  allee  of  stately  trees  will   provide  the 
setting  for  citywide  events.      Recreation  and   play  facilities  will   service 
neighborhood  children.     Wooded   areas,   combined  with   wildflower  meadows, 
stands  of  evergreen  trees  and   gently  undulating   paths  will    become  an   avenue 
for  city  dwellers  to  escape  urban    living. 
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Mariner's   Park  will   be  five  acres   in   size.      It  will   be  on  the  water's  edge, 
surrounding  a  dry  dock.      Similar  to  Shipyard   Park,    at  the  Charlestown   Navy 
Yard,   this  park  will   include  a  wooden   promenade,   formal   seating  areas, 
mariner  lighting  and  flowering  trees. 

The  open  space  system  planned  for  Fort  Point  Channel  is  extensive.  It  will 
provide  a  link  between  Harborpark,  development  parks  along  the  water  and 
interior  streetscapes.  It  will  serve  as  an  organizing  element,  strengthening 
and  enhancing  the  character  of  the   Fort  Point  Channel   area. 
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IV.      ENVIRONMENTAL    IMPACT   CONCERNS 

In   December,    1982,   the  Massachusetts   Environmental   Protection  Agency 
published  the  scope  of  work  for  the  environmental   analysis   Piers   l-IV 
development.      At  that  time,   the  proponents  envisioned  a   FAR   density  of  4.5, 
above  grade  parking,   and  a   ring  of  high-rise  residential  towers  on  the  peri- 
meter of  Fan   Pier  office,    hotel,   marina  and   public  open   space  uses.      Subse- 
quent to  the  issuance  of  this  scope,    a  new  master  plan  was  prepared   by 
Cesar  Pelli  for  the   Fan   Pier  site  and   by   Kallman,   McKinnell  and  Wood  for  the 
Pier   IV  site.      The  environmental   analysis,    identified   in  the  MEPA  scope  was 
carried  out  utilizing  the  new  site  plans  and  two  density  options:      an    Initial 
Build  and  a   "Lessor  Scale"   plan  alternative  which  were  prepared  for  both   Fan 
Pier  and   Pier   IV   in   response  to  various  agency  and  community  concerns.      The 
Draft  EIR  was   issued   in   December,    1985.      Comments  by  over  20  agency  and 
community  groups  were  filed  with  the  Secretary  of  Environmental   Affairs  for 
the  Commonwealth.      Additional   revisions  representing  a   Reduced  Scale  Plan, 
have  been   prepared   and  the   Final    Environmental    Impact  report  is  now  being 
d  rafted . 
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Summary  of  Draft   EIR 

The  Draft   EiR   analyzed  three  alternatives:      No  Build,    Initial   Build  and 
Lessor  Scale.      These  alternatives  were  assessed,    relative  to   Existing 
Conditions   in   1985,    Projected   Conditions  in   1990  Without  the  Third   Harbor 
Crossing  and   in   1995  With  and  Without  the  Third   Harbor  Crossing/Central 
Artery  Depression.      This  analysis  was  contained  in  a  three  volume  report 
issued   in   December,    1985.      Four  Categories  of   Issues  were  addressed: 
(1)   Traffic,    (2)   Urban   Design,    (3)   Construction  and  Operations  and 
(4)  Tidelands  and   Public  Purpose.      The   key  issues  address  in  this   report  are 
summarized   below: 
1.        TRAFFIC    RELATED  Key    Issues 


Traffic 


Parking 


Air  Quality 


Noise 


URBAN    DESIGN 


Visual   Quality 


Shadow 


Capacity  of  Local   Access   Roads 

Effects  on   Regional    Roadways 

Local   South   Boston   Roadways 

Seaport  Access   Road 

Public  Transportation/Land  and  Water 

Future  Demand  for  Parking 
Future  Spaces  on  Site 
Displaced   Parking 

Carbon  Monoxide  (CO)   Levels 
Intersections  and  Sensitive   Receptors 
Future  On-Site  Sources  of  Air   Emissions 

Vehicular  Noise   Levels 
Aircraft  Noise   Levels  at  Site 


Height,    Massing,    Location  of  Buildings 
Effects  on  Water  Views,    Image  of  Area, 

Surrounding   Development 
Relation  to   Pedestrian    Experience 

Pedestrian   Areas 
Water  Activity  Areas 
Surrounding   Area 
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CONSTRUCTION    AND 
OPERATIONS 


Water  Quality 


Sewage  Disposal 


Other  Utilities 


Energy  Use 


Construction 


Chemical  Analysis 

Dredging 

Filling  and   Decking 

Pile   Replacement 

Turbidity  and  Siltation 

Flushing  and  Scouring 

Disposal  of  Dredged  and   Excavated  Material 

Sewage  System  Capacity 

Dry  and  Wet  Weather  Overflow 

Water  Supply  System 
Surface  Drainage  System 

Energy  Distribution  System 
Possible  Alternative   Energy  System 

IVlethods  and  Techniques 
Construction  and   Vehicle   Routing 
Storage  of  Materials  and   Equipment 
Area   Development  Schedules 


TIDELANDS   AND 
PUBLIC    PURPOSES 


Public  Benefits 


Chapter  91   Waterways   License 
Fill   and  Title  History  of  Site 
Maritime   History  of  Site 
Water-Dependent  Uses 


Public  Access 


Pedestrian   Circulation 
Continuous  Waterfront  Access 
Handicapped  Access 


Water-Related 
Activities 


Water  Transportation    Facilities 

Marina 

Breakwaters 
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Public  Comments 

Responding  within  the  30-day  public  comment  period  were  a  variety  of 
public  agency  and  citizen  groups   including  the  City  of  Boston   Transportation 
Department,   the   Fan   Pier  Advisory  Committee,   and  the  Harborpark  Advisory 
Committee.      A   brief  overview  of  the  issues  these  agencies   identified   is  sum- 
marized  below: 

Transportation 

The   Fort  Point  Channel  area  is  currently  in   need  of  substantial  traffic 

operations  and   infrastructure  improvements   in  order  to  accommodate  existing 

and   projected  truck  and  community  traffic  volumes.      Currently  4  intersections 

as   listed   below  operate  at  Level   of  Service   E-F: 

Summer/Atlantic 
Northern  Avenue/Atlantic 
Northern  Avenue/Sleeper 
Columbia  Circle 

Clearly,   the  Northern   Avenue  bridge  crossings  are  the  most  serious 
intersection   problems.      The  conditions  of  other  adjacent  bridges  also  are  of 
serious  community  concern   including  the  West  4,    5th  and  6th  Street  and  the 
Summer  and   Congress  Street  bridges.      Most  of  these  structures   have  serious 
renovation  and  access  design   problems  which   need  to  be  corrected. 

In  addition  to  a   bridge  up-grading   program,   the  following   specific  issues 
were  identified   by  community   leaders  as  concerns  to  be  addressed   in  the 
neighborhood  traffic  study. 

a.  Commuter  Traffic 

o     Particularly  on   D  Street  and   L  Street,    but  also  on   parallel   streets 
such   as    E  Street  and    I    Street. 

b.  Parking 

o     Double   parking  on  West   Broadway  and    East  Broadway  commercial 
areas. 
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o     Illegal   curbside  and  double  parking  around   recreational  facilities 
such  as  M  Street  Park,    Columbia   Park  and  the  MDC   skating   rink. 

c.  Truck  Traffic 

o     Use  of  residential   streets  by  trucks,    particularly  in  the  area 

bounded   by  B  Street,   W.    Broadway,    D  Street,   and  W.    First  Street. 

d.  I  ntersection  Operations/Geometries 

o     Kosciuszko  Circle,    particularly  during  events  at  the  Bayside   Expo 
Center. 

o     Andrew  Square 

o     H   Street/ Emerson  Street/E.    Third  Street 

o     K   Street/Emerson  Street/E.    Fourth  Street 

e.  Transit  Service 

o     Delays  caused   by   roadway  constraints  that  are  associated  with 
illegal   parking. 

o     Access  to  curb  at  bus  stops. 

o     Need  for  new  services,    such  as  bus   routes,   to  serve  the  neighbor- 
hood. 

The  City  will   soon   undertake  a  consultant  study  which  will   address  these 
priority  issues. 

Most  of  the  transportation   impacts   resulting  from  this  development  will 
take  place  along  the  Atlantic  and   Northern  Avenues.      A  variety  of  infrastruc- 
ture improvements   including   new   roads,   expanded  water  transportation,    bus 
and   rail   service  must  be  planned  to  improve  access  to  this  area.      The  City 
prepared  and   submitted  to  both  the  neighborhood  and  the  developers  a 
Transportation  Opportunities  plan  which   was  to  serve  as  a  framework  for  area 
planning.      The  proponents  were  asked  to  evaluate  the  road   and  transit  improve- 
ments proposed  for  1990  and   1995  and  to  secure  commitments  for  those  pro- 
jects which  would   be  needed  to  mitigate  the  project  impacts. 
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FORT  POINT  CHANNEL 

TRANSIT  NEEDS  AND  OPPORTUNITIES 


By  1990 

TRANSIT 

o  MBTA   Red   Line  platform 

lengthening/capacity  increases 

o  Shuttle  buses  to  development  sites 


By  1995 

o  South  Station    Intermodal    Facility 

o   Red   Line   Loop 
o   People  Mover 


ROADWAYS 

o  Haul    Road 

o  Neighborhood  Traffic 

Improvements 
o  New/upgraded   signals 

-  Harbor  and  Summer 

-  'D'   and  West  Seventh 

-  Dorchester  Avenue  and 

Fr.    Anthony  Sonjin  Way  and 
Maj.    O'Connor  Way 

-  'E'   and  West  Third 

-  E.    Eighth  and   'L' 

-  L  and   Fifth  Street 
o   Repaving  A  Street 

o  Congress  Street  Bridge 

o  Summer  Street  Bridges 

o  New  Northern  Avenue  Bridge 

o  New  Northern  Avenue,   Sleeper 

Street,   and  Seaport  Access 

Connector  between   New/Old 

Northern  Avenues 
o  West  4th,    5th,   6th  Street 

Bridges 


o  Connector   Roads 

-   Pittsburgh  Street,    Farnsworth 

Street,   and  Old   Northern 

Avenue 
o  Seaport  Access   Connector  Roads 
o  South   Boston   Bypass 
o  Seaport  Access   Roadway 


By  1995+ 

o  Blue   Line  Connector  to  Airport 


o  Third   Harbor  Tunnel 

o  Central  Artery  Depression 
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utilities 

The  projects  as  proposed  will   also  generate  a  significant  need  for  various 
public  and   private  utility  improvements.      The  scope  of  improvements  must  be 
measured  against  an  estimate  of  projected  development  (density  and  mix  of 
uses),    so  that  a  utility  master  plan  can   be  developed  and   implemented  for  the 
area.      The  major  public  utilities  which   need   upgrading  include  water,    storm 
drainage  and  sewer. 

Urban   Design 

The  site  plans  which  the  developers  have  prepared   are  based   upon 
preliminary  guidelines  and  discussions  with   BRA.      Basic  principles  which  were 
identified   included  the  need  to  extend  the  city's  public  street  grid   into  the 
development  to  ensure  that  it  fit  into  the  city's  fabric.      Additionally, 
buildings  were  to  be  located   so  as  to  reinforce  the  street  edges  and  ensure 
that  view  corridors  out  to  the  harbor  and   back  into  the  downtown  were 
preserved.      Finally,   a  major  system  of  public  open  space  with   public  access 
along  the  perimeter  of  the  site  was  to  be  preserved.      Unresolved   issues 
continue  to  be  the  impacts  on  the  open   space,    pedestrian   scale  and  circulation 
conflicts  between  the  two  developments. 

Construction 

Given  the  projected   10-year  build  out  of  this  project,   there  is  significant 
community  concern  with   potential   noise,   dirt  and  traffic  construction   impacts. 
Likewise,   the  adjacent  South   Boston  community  wants  to  be  reassured  that 
utility  service  to  the  existing   residential   and   commercial   areas   is  maintained 
during   construction.      It  is,    therefore,    recommended  that  the  proponents    keep 
to  their   proposed   development  schedule  so  as  to   lesson  the  impact  of  a   long 
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construction  period.      If  the  developers  are  unable  to  maintain  their  projected 
schedule,   the  City  would  consider  a   reduction   in  their  development  rights. 
This  penalty  would  act  as  a  powerful   inducement  to  ensure  that  the  developers 
did   not  unnecessarily  delay  the  project  resulting   in  extended   impacts  upon 
the  residential   community. 

Public  Benefits 

Public  benefits  are  derived  from  the  project  development  review  process 
through  which   linkage  and  employment  plan  agreements  are  negotiated,   and 
Chapter  91    licensing   is  granted.      An   example  of  the  process  is  the   Linkage 
Agreement  which  the  proponents  have  entered   into  with  the  Authority. 
Under  Chapter  26  of  the  Boston   Zoning   Code,   the  Agreement  will   require  a 
linkage  payment  to  the  city  on  the  basis  of  $5  per  square  foot  for  each 
square  foot  in  excess  of  100,000  square  feet  of  commercial   space.      Some  of 
these  monies  may  be  allocated  to  a  special   moderate-income   rehabilitation  fund 
for  homeowners  in  the  impacted   neighborhoods.      The  proponents  are  currently 
working  on  an   Employment  Agreement  which  they  will   discuss  with  the   Fan 
Pier  Advisory  Committee  and  appropriate  agencies.      The  State  Department  of 
Environmental   Quality   Engineering   is   responsible  for  holding  a  Chapter  91 
license  hearing.      It  will   evaluate  the  public  benefits  vs.    public  detriment  of 
the  project  and   recommend  that  the  project  may  or  may  not  proceed  with  or 
without  additional   public  benefit  provisions.      This  hearing  will   take  place 
subsequent  to  the  completion   of  the   Final    EIR.      (Section    IV  of  this  chapter 
presents  these  issues  in  detail). 
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Proposed  Schedule 

The  Proponents  are  projecting  to  complete  the   Final   EIR   in  October. 
After  a  30-day  public  comment  period  the  Secretary  will   issue  his  final  orders 
within   7  days. 
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Transportation    Impacts/Mitigating  Measures 

A.       Intersections   Impacted 

As  indicated  on  the  attached  table.   Traffic  Analysis  Summary,    iden- 
tifying   Intersection   deficiencies,   a  total  of  27  intersections  were  evaluated 
under  existing  conditions,    1990  and   1995  With  and  Without  the  Tunnel/Artery. 
Currently  4  of  these  intersections  operate  in  the  P.M.    peak  at  a   Level  of 
Service  E-F.      By  1995  without  the  Piers   l-IV  project  a  total  of  12  inter- 
sections will  operate  at  Level    E-F.      With  the   Piers   l-IV  project  it  is  estimated 
that  an  additional   4  intersections   (a  total  of  16)  will  operate  at   Level  of 
Service   E-F. 

Assuming  the  Tunnel/Artery  projects  are  is  constructed   by  1995,   and 
the  Piers   l-IV  project  proceeds,   a  total  of  8  intersections,   four  more  than 
currently,   will  operate  at  Level  of  Service   E-F.      Most  of  these  intersections 
(5  of  the  8)  are  located  along   Northern  Avenue,   directly  impacting  the  project 
but  not     the  residential   community. 

The  intersections  most  seriously  impacted  as  a   result  of  the  Piers   l-IV 

development  (assuming  the  Tunnel/Artery  projects  are  constructed)   include: 

1 .  Northern   Avenue  at  Ramp  Street 

2/3  New   Northern   Avenue  at  Seaport  Access   Road   Entrance/Exit 

4.  Northern   Avenue  at  Atlantic  Avenue 

5.  Columbia   Circle 

6.  Pittsburgh   Street  at  New   Northern   Avenue 

7.  Old   Colony  Avenue  at  D  Street 

8.  Day   Boulevard   at   L  Street 

The  last  three  of  these  intersections   listed   above  are  projected  to 
operate  at   Level    F  as  a   result  of  traffic  from   Piers    l-IV.      The  other  five 
intersections  would  attain    Level    F  as  a   result  of  anticipated   background 
traffic. 


DEV10/E/080686/9 


TRAFFIC  ANALYSIS  SUMMARY 


Number  of 
Locations 

Analyzad 

Number 

of  Analys 

is  Locati 

.ons 

Analysis 

AM 

PM 

Condition 

LOS  A- 

D* 

LOS  2- 

;■>* 

LOS  A-D 

LOS 

i  E-F 

Exlstins 

21 

19 

2 

17 

4 

1950  No -Build 

27 

13 

9 

19 

8 

1990  Build 

27 

13 

9 

19 

8 

1995  Mo -Build 
v/o  Tunnel 

27 

16 

11 

15  - 

12 

1995  Build 
w/o  Tunnel 

27 

14 

13 

11 

16 

1595  No -Build 
with  Tunnel 

25 

19 

6 

20 

5 

1995  Build 
with  Tunnel 

25 

13 

7 

17 

8 

*  Considarad  acceptable 
**  Considered  deficient 


Intersection  Deficiencies  With  Seaport  Access  Road 


PIERS  1  -  4  DEIR 
STUDY  AREA  AND 
ANALYSIS  LOCATIONS 


1000        2000 


B.       Proposed  Mitigating  Measures:      Draft   EIR 

Three  categories  of  mitigating  measures  were  proposed   in  the  Draft  EIR 
to  address  the  traffic  impacts  of  the  projects.      (1)  Traffic  Operations 
Improvements,    (2)   New   Roadway  Capacity  and   (3)   Demand   Reduction  Management. 

These  measures  are  summarized  below: 


Category 

TRAFFIC 

OPERATIONS 

IMPROVEMENTS 


NEW   ROADWAY 
CAPACITY 

DEMAND 

REDUCTION/ 

MANAGEMENT 


Mitigation  Measure 

o   Intersection-related   improvements 

o  Arterial-related   improvements 

o  System-related   improvements 

o  Neighborhood  Traffic  Operations  Study 

o  Advance  construction  of  links  to  Seaport  Access   Road 
o   Railroad  cut  bypass   route 

o  Employer-sponsored   program 

o  Shuttle  bus  service 

o  Expanded  commuter  boat  service 

o  Water  shuttle 

o  Water  taxi 

o  Multi-modal   South  Station  Transportation   Center 

o  Transit  subsidies 

o  Public  parking   rates 

o  Public  transportation   information  and  demonstration 

program 

o  Hotel   marketing   and  courtesy  shuttle 

o  Parking   supply  and  management 

o  MBTA  transit  improvements 

o  Pedestrian  access 

o  South  Shore  commuter  rail 

o  Satellite  parking 

C.       Transportation  Access   Plan 

The  comments  on  the  Draft  EIR   indicated  that  most  community  groups 
and  agencies  felt  that  the  mitigating   measures   needed  more  clarification   in 
terms  of  agency  responsibility  and  further  definition   in  terms  of  their  ability 
to  mitigate  the  impacts.      Two  strategies  a  Transportation  Access   Plan  and  a 
Phasing   Plan   are  currently  being   prepared   by  the  proponents  to  address  the 
concerns  with  the  transportation   impacts. 

A  work  program  for  a  transportation   access  plan   has  been   prepared  and 
is  currently  under  Authority  and   City  Transportation   Department  review. 
The  access  plan   will   address  the  following  four  issues: 
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1 .  Transit  Planning: 

The  draft  EIR   assumes  that  peak  hour  utilization  of  transit  will 
double  from  30  to  60%  for  work  trips  and  from  20%  to  40%  for  non-work 
trips  at  Full   Build  in  order  to  eliminate  the  short  fall  of  parking   spaces 
which  would   be  required   by  the  site  occupants  and  visitors.      Achieving 
this  so  called   "constrained   parking  demand"   will  depend   upon   providing 
improved   levels  of  transit  access  comparable  to  the  downtown.      To 
achieve  this  goal   a  series  of  short,    near-  and   long-term  transit  improve- 
ments are  being  considered   by  the  consultants,   abutters  and  various 
state  agencies.      These  transit  improvements  are  listed   below. 

short-term  Red   Line  platform  extension 

1990  Bus  shuttle 

near-term  Bus   Loop  to  South  Station 

1995  Water  Transit/taxi   shuttle  service 

People  Mover 

2000  Red   Line   Loop 

Blue   Line  connection  to  airport 

Of  the  preceeding  projects,   the  Piers  1-4  proponents  are  studying 

in  detail   a  bus   loop  system  to  South  Station  and  a   Inner  harbor  water 

transportation   system  to   North  Station,   the  Aquarium   Blue  Line,   and  the 

airport. 

2.  Demand   Reduction  Strategies: 

The  major  traffic  generator  at  the  Piers   l-IV  development  will   be 
the  office  tenants.      These  occupants  will   have  to  be  encouraged  to 
utilize  transit  services  which  are  available  at  the  peak  hour.      A  number 
of  management  strategies  will   be  tested  to  encourage  office  employees  to 
utilize  various  forms  of  public  transportation.      One  new  strategy  which 
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has  not  been   employed   in   Boston  to  the  extent  that  it  might  is  the 
regulation  of  garage  parking   rates.      By  charging   a  high   rate  at  the 
peak  hours,   drivers  will   be  penalized  for  utilizing  this  mode.      Other 
management  techniques  include  van   pooling,    ride  sharing,    sale  of  MBTA 
passes,   etc. 

3.        Roadway   Improvements: 

As  discussed  earlier,    a  neighborhood  traffic  study  will   be  under- 
taken to  identify  various  intersections  where  road   design  changes  or 
traffic  lights  may  be  needed.      In  addition,   a  number  of  new   roads  both 
within  and  connected  to  the  waterfront  development  area  are  proposed. 
These  projects  include: 

Highways   -  The  proposed  Seaport  Access  and   Central   Artery 
Depression   project  will  facilitate  the  flow  of  inter-state  traffic  around 
and  directly  to  the  development  sites.      A  number  of  intersections  which 
are  currently  operating  at   Level   of  Service   E-F  will   be  improved  with 
these  projects.      These  intersections  are  located  along   Atlantic  Avenue 
and   Northern  Avenue. 

Arterials   -    In   addition  to  these  major  highways,   a   number  of 
arterial   roadways  are  proposed  to  connect  with  the  highways  and  the 
waterfront  development  sites.      These  projects   include  the   Haul    Road,    the 
South    Boston    Rail    Cut  Bypass  and  the  Seaport  Access   Connectors.      The 
Haul    Road   is  currently  under  construction  and   provides  truck  access 
across  the  Commonwealth   Flats  to  the  BMIP.      The   Rail   Cut  Bypass  is 
currently  under  study  as  a   limited  access   roadway  for  trucks  and   buses 
connecting   Northern   Avenue  to  the   Expressway  near  Southampton 
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street.  The  proposed  Seaport  Access  connector  streets  would  tie  into 
the  Tunnel  ramps  at  Congress  Street  providing  a  direct  connection  to 
and  from  the  Tunnel  at  Northern  Avenue. 

Local   Streets  -  A  new  system  of  connector  streets  are  proposed  on 
both  the  Commonwealth   Flats  as  well  as   North  and  South  of  New  Northern 
Avenue.      These  local   streets  would  connect  to  the  existing  street 
systems  and  the  proposed   new  arterials. 

4.        Construction   Impacts: 

A  traffic  control   plan  will   be  prepared  by  the  proponents  iden- 
tifying the  roads  to  be  utilized   by  the  construction  trucks  and  the  hours 
of  operation   in  order  to  mitigate  the  impact  with  commuter  traffic. 

D.       Schedule  for  Mitigation  Traffic  Transit  Measures 

The  preceding  mitigating   strategies  will   be   keyed  to  the  project  build  out 

and  the  timing  of  various   road  and  transit  improvements.      A  preliminary 

schedule  of  bridge,   traffic  and  transit  mitigating  measures  is  presented  below 

and   portrayed   in  the  Traffic  and  Transit   Infrastructure  Map. 

1989:      Bridge/Roadway   Improvements 

o  Haul    Road  construction 

o  New  Northern  Avenue   Bridge  -  Spring 

o  Neighborhood   Traffic   Improvements   -  Spring 

o  Red   Line  Station   Extension 

1990:      Roadway    Improvements 

o     New  Connector  Street  System 
o     Bridge   Repair  Program 
Congress  Street 
-     Summer  Street  Bridges 

1990:      Transit  Planning 

o     Bus  Shuttle  to  South   Station 

o     Water  Transportation  to   North   Station,    Airport  and    Inner   Harbor 
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1995:      Roadway   Improvements 

o     Third   Harbor  Crossing 

o     Rail   Cut  South   Boston   By-Pass 

o     Seaport  Access  Connector  Street  System 

1995:   Transit  Planning 

o     Bus  Shuttle  to  Airport 
o     People  Mover  to  South  Station 

o     Expanded  Water  Transportation  Service  to  North  Station,   Airport 
and   Inner  Harbor 
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COMMUNITY   BENEFITS 

As  identified   in  the  proceeding   Environmental   Analysis,   the  transporta- 
tion,  utility  and  construction   impacts  of  the  Piers   l-IV  development  will   be 
dramatic  and  of  long-term  duration.      The  Piers   l-IV  Advisory  Committee 
recognizing  these  impacts  has  acknowledges  that  by  focusing  on  various 
community  needs,    including   housing,   employment  and   neighborhood  traffic  and 
parking,   various  mitigation  measures  can   be  developed  which  will   address 
these  long   standing   problems.      Following  therefor,    is  a  demographic  profile  of 
the  community  and  a  description  of  community  benefit  programs  which  the 
affected  community  representatives  consider  as  a  necessary  condition  to 
accompany  the  proposed  development. 
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Community  Profile  Summary 

South   Boston   is  a  stable,   working  class  community  where   Irish  ancestry 
predominates.      Most  importantly,   the  condition  of  the  housing   stock  in  the 
neighborhood   is  below  average  for  the  city,   and  the  typical   household   in 
South   Boston   has   insufficient  resources  to  substantially  improve  its   housing 
unit  or  fend  off  the  impacts  of  nearby  commercial   development. 

South   Boston's  housing  stock  is  typical  for  Boston   as  a  whole.      In   1985, 
three  of  every  four  dwellings  were  rental   units,   one-half  of  all   units  were  in 
two  to  four-unit  buildings,   28  percent  were  in   structures  containing   seven  or 
more  units,   2  percent  were  in  five  to  six-unit  buildings  and   19  percent  were 
in  single-family  homes.      The  number  of  persons  per  household   remained  at 
2.3  from   1980  to  1985,    nearly  the  same  as  the  city's  2.4  average  in   both 
years.      As  most  neighborhoods.   South   Boston   had  a   low  vacancy  rate  (3%  in 
1985). 

However,   the  condition  of  South   Boston's  housing   stock  is   below  aver- 
age for  Boston.      According  to  respondents  to  the  1985  Household  Survey,   9 
percent  of  all   housing   units  in  South   Boston   needed  a  great  deal  of  work  on 
the  exterior  of  the  building,    while  45  percent  needed   some  work.      The  aver- 
ages for  Boston  were  7  and  23  percent,    respectively.      Similarly  9  percent  of 
South   Boston's   households   rated  the  interior  condition  of  their  units  as 
"poor",   and  25  percent  designated   a   "fair"   interior  condition.      Citywide 
averages  were  6  and  21    percent,    respectively. 

South   Boston's  households  have  relatively  low  resources  with  which  to 
improve  the  condition  of  the  housing   stock.      In  1980,   South   Boston's  median 
household   income  was  only  80  percent  of  the  City  median,   the  third   lowest 
among  the  16  neighborhoods.      In  the  next  five  years,    South   Boston   lost 
ground  as  its  slowly  increasing   median   household   income  amounted  to  merely 
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72  percent  of  Boston's  median.      Contrary  to  the  city  trend,    a  majority  of 
South   Boston's  household's  are  families.      Poverty  among  South   Boston  families 
was  31   percent  in   1985,   compared  to  19  percent  in  the  city.      Fewer  of  South 
Boston's  families   received  most  of  their  income  from  wages  and  salaries  than 
any  other  neighborhood,   while  29  percent  of  the  area's  families  had  public 
transfer  payments  as  the  largest  source  of  income. 

As  of  1985,   South   Boston   households  were  paying   relatively  low  rents. 
The  gross   rent,   the  dollar  amount  spend   by  a  household  for  apartment  rent, 
including   utilities,   was  around  $320  in  South   Boston  compared  to  $400  city- 
wide.      Yet,   one-quarter  of  household   income  in  South   Boston  went  to  gross 
rental   payments  which  was  about  the  same  as  the  city  average. 
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Housing  Opportunities 

There  are  two  primary  inousing   needs  in  South   Boston:      Housing  opportuni- 
ties for  long-term   residents  both   rental   and  ownership  and  improvement  of  the 
existing  housing   stock.      These  needs  are  proposed  to  be  addressed  through 
the  development  of  on  and  off  site  affordable  housing  and  through  the  estab- 
lishment of  a  rehabilitation   program  focused  at  up-grading  the  existing 
housing   stock.      The  tools  for  achieving  these  objectives  are  the   Linkage 
Agreement  which  the  developers  have  entered   into  with  the  Authority  and 
through  the  Mayor's  policy  that  the  developers  provide  on-site  inclusionary 
housing. 
1 .        Linkage 

As  indicated  on  the  following  table,   the  developer's  commitment  for 
linkage  varies  between   $7.8  and   $14.6  million  dollars.      The  lower  figure 
assumes  that  a  single  payment  would   be  made  at  the  issuance  of  a 
building   permit,   whereas  the  larger  figure  assumes  a  constant  payment 
into  the  City's   Housing  Trust   Fund  over  a  12  year  period.      There  are  a 
number  of  options  in  the  way  these  monies  can   be  used.      Furthermore, 
current  City  policy  is  to  limit  the  share  of  this   linkage  contribution 
which  can  go  to  the  impacted  community, 
a.        Housing   Rehabilitation 

The  establishment  of  a   rehabilitation   program  for  South   Boston 
would   require  access  to  these  linkage  funds.      It  is  estimated  that 
upwards  of  $15  million   would   be  needed  for  this   program.      This 
figure  is  based   upon  a   rehabilitation  cost  of  $15,000  per  unit  and 
an  estimate  that  some  20%  of  the  district's  14,298  units  or  a  total  of 
2,858  units  would   require  up-grading. 
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Assuming,   as  shown  on  Table  ,   that  the  entire  project 

square  footage  was  considered  commercial,    paying,   $5/sq.ft.,   the 
linkage  payment  due  would   increase  from  $11.8  net  present  value  to 
$22.0  million  over  a  12  year  period.      If  one  was  to  consider  these 
additional  funds  as  a   required  special   housing   impact  contribution, 
then   sufficient  monies  would  be  available  for  the  housing   rehabili- 
tation program  as  well   as  other  off-site  affordable  housing 
opportunities. 
Off-Site  Affordable  Housing 

Linkage  funds  could   be  utilized   by  the  developer  and  a  local 
CDC  to  construct  off-site  affordable  housing.      There  are  numerous 
development  opportunities   in  the  community  for  constructing  afford- 
able housing. 
Rent  Stabilization 

Given  the  current  low  rents  which  exist  in  South   Boston,    it  is 
apparent  that  the  neighborhood  will   soon,   as  other  in-town   Boston 
neighborhoods,   feel  the  impacts  of  escalating   rents.      Additional 
resources  therefore,    will   be  needed  for  this  program.      Two  sources 
might  be  available.      First,   the  Boston   Housing  Authority  has  a 
significant  number  of  Section  8  certificates  which  tenant  have  been 
unable  to  utilize  because  of  the  high   rent  in  much  of  the  city. 
Owners  who  utilize  linkage  funds  for  rehabilitation  could  accept 
tenants  with  Section  8  certificates  or  agree  without  additional 
stability  to  stabilize  rents  for  a  given  time  period.      These  efforts 
would  ensure  that  current  residents  will   be  able  to  continue  to  live 
in  the  community. 
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HOUSING    LINKAGE   PAYMENT    ESTIMATES* 


Assume  Commercial 
Square  Footage  as   Proposed 


Assume  Total   Project 
Square   Footage  is   Commercial 


NPV  @  8%  Total  of  Payments  NPV  at  8%  Total  of  Payments 

payable  in   1988       in  constant  dollars  payable  in   1988       in  constant  dollars 


Fan   Pier  [2,100,100  Sq.    Ft.] 

$5,653,620  $10,500,500 


[2,869,826  Sq.    Ft.] 
$  7,725,778  $14,549,130 


Pier   IV  [821,072  Sq.    Ft.] 

$2,210,385  $  4,105,360 


[1,549,812  Sq.    Ft.] 
$  4,172,205  $  7,749,060 


Total 


[2,921,172  Sq.    Ft.] 
$7,864,005  $14,605,860 


[4,419,638  Sq.    Ft.] 
$11,897,983  $22,098,190 


*  Notes  1)  Assumes  projects  developed   in  one  phase  with  total    Linkage  obligation 

payable  beginning   in   1990. 

2)  Square  Footage  numbers   reflect  the  100,000  S.F.    exemption 
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2.        Inclusionary  Zoning 

As  discussed  earlier,  tine  developer  will  reserve  10%  of  the  total 
1,100  units  for  affordable  housing,  it  is  proposed  that  100  units  of 
elderly  housing  be  incorporated  into  the  proposed  Marine  building  located 
off  Sleeper  Street.  The  SHARP  program  along  with  PHA  Section  202 
financing  would  be  utilized.  An  additional  40  units  of  artist  housing 
would  also  be  provided   in  the  base  of  the  residential   building. 

Employment 

The  developers  are  committed  to  the  Mayor's  hiring  guidelines  which   require: 

50%  Boston   residents,   25%  minorities,   10%  women.      In  pursuit  of  these  goals, 

it  is  essential  that  various  training   programs  be  established  to  ensure  that  up 

to  25%  of  the  Jobs  go  to  South   Boston   residents.      In  order  to  achieve  these 

goals  a  number  of  programs  are  proposed. 

1 .        Job  Training 

As  indicated  on  the  following  table,    it  is  estimated  that  between 
$2.2  net  present  value  and  $2.9  million  will   be  available  for  job  training 
depending  on  whether  a   lump  sum  payment  is  made  or  the  funds  are  paid 
over  a  two  year  period.      If  the  total   project  square  footage  is  assumed 
to  be  entirely  commercial,   the  linkage  contribution  would   increase  from 
$3.5  million   net  present  value  to  $4.4  million  over  2  years.      These  funds 
will   be  set  aside  for  various  training   programs.      The   Fan   Pier 
Sub-Committee  on   Employment  will   work  with  the  developer  on  ensuring 
that  adequate  training   programs  are  available  for  construction  and   per- 
manent employment. 
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JOBS    LINKAGE    PAYMENT    ESTIMATES* 


Assume  Commercial 
Square  Footage  as   Proposed 

NPV  @  8%  Total  of  Payments 

payable  in   1988       in  constant  dollars 


Assume  Total   Project 
Square   Footage  is  Commercial 

NPV  at  8%  Total  of  Payments 

payable  in  1988       in   constant  dollars 


Fan   Pier  [2,100,100  Sq.    Ft.] 

$1,605,382  $2,100,100 


[2,869,826  Sq.    Ft.] 
$2,193,784  $2,869,826 


Pier   IV  [821,072  Sq.    Ft.] 

$     627,653  $     821,072 


[1,549,812  Sq.    Ft.] 
$1,184,724  $1,549,812 


Total 


[2,921,172  Sq.    Ft.] 
$2,233,035  $2,921,172 


[4,419,638  Sq.    Ft.] 
$3,378,508  $4,419,638 


*  Notes  1)  Assumes  projects  developed   in  one  phase  with  total    Linkage  obligation 

payable  beginning   in   1990. 

2)  Square  Footage  numbers   reflect  the  100,000  S.F. 
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2.        Small    Business 

The  proposed   retail   space  will   provide  numerous  opportunities  for 
entrepreneurs.      It  is  proposed  that  a  special   effort  be  undertaken  to 
ensure  that  local   businessmen   in  the  community  are  given   an  opportunity 
to  open   businesses  in  the  new  retail   space. 

Traffic  and   Parking 

Traffic  and   parking   problems   in  the  neighborhood  affect  all   residents.      The 
developers  have  committed  funds  to  undertake  a  neighborhood  transportation 
study.      This  study,   which  will   be  underway  shortly,   will   address  the  long 
standing  traffic,    parking  and  transit  problems  including  the  need  to  reduce 
truck  and  commuter  traffic,   on   local   residential   streets,   the  need  to  up-grade 
various  bridges  on   Congress  and  Summer  Street,    identification  of  transit  and 
inter-section   improvements  and  the  coordination  of  these  activities  with   pro- 
posed new  roads  such  as  the  South   Boston   by-pass. 
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VI.      REVIEW   PROCESS   SCHEDULE 

Planned   Development  Area   Review 

The  Planned   Development  Area   Designation  which  was  approved   by  the 
BRA   Board  for  the   Fan   Pier/Pier  4  projects  in   February  1986  requires  the 
approval  of  a  detailed  development  plan,   which  conforms  to  the  approved 
Master  Plan.      At  this  time,   the  developers  are  in  the  process  of  preparing 
the  PDA   Development  Plan  for  submission  to  the  BRA  during  the  fall  of  1986. 
Approvals  pending  are  BRA   Board  Approval  of  the  Development  Plan,   Zoning 
Commission   PDA  designation,   and  the  Board  of  Appeal   granting  of  exceptions. 

State   Environmental    Review 

The  Massachusetts   Environmental   Protection  Act  requires  the  review  and 
evaluation  of  projects  to  describe  their  environmental   impact.      A  draft 
environmental   impact  report  was  submitted   by  the  developers  in  the  fall  of 
1985  and  a  Statement  of  Adequacy  was  issued   by  MEPA   in   December.      At  this 
time,   the  developers  are  preparing  the  final   EIR  which  will   incorporate  the 
extensive  public  and  agency  review  which  was  conducted  on  the  draft   EIR. 
The  developers  will   file  the   Final    EIR   sometime  in  the  fall   of  1986. 

The  Fan   Pier/Pier  4  project  is  also  subject  to  Chapter  91   of  the 
Massachusetts  General    Laws,   which   regulates  the  development  of  structures  in 
State  waterways  to  protect  the  public's  proprietary   rights  and  to  exercise 
certain   regulatory  contracts.      The  Chapter  91    License  cannot  be  issued   until 
after  the  legal   challenge  period  to  the   Final    EIR   has  expired. 
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